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DORCHESTER  DISTRICT  PLAinmra  STUDY 


INTRODUCTION 

A.  DISTRICT  PLAJ^IMNG  PROGRAM 

,'In  order  to  establish  a  meaningful  process  for  im- 
proving Boston's  neighborhoods,  the  Boston  Redevelop- 
ment Authority  is  undertaking  a  "District  Planning 
Program."  Dorchester  is  the  first  in  a  series  of 
systematic  planning  efforts  to  be  initiated  under 
this  program  in  neighborhods  throughout  the  City. 
The  major  focus  of  the  District  Planning  Program  in 
Dorcheser  vrill  be  to  ensure  that  new  improvement 
programs  reflect  the  needs  of  the  community  as 
expressed  by  its  residents  in  mutual  cooperation 
with  the  City's  administration. 

To  this  end,  the  District  Planning  staff  vrill  assist 
the  community  in  the  establishment  of  a  Citizen's 
Planning  Council  vhich  v/ould  bring  together  people 
from  all  over  Dorchester  who  represent  a  cross- 
section  of  community  interests  and  needs. 

The  main  products  of  the  Dorchester  District  Planning 
Program  will  be:  i 

1.  A  report  on  existing  conditions,  problems,  assets 
and  opportunities  in  Dorchester. 

2.  The  establishment  of  a  process  for: 

(a)  undertaking  immediate  actions  to  meet  pressing 
needs; 

(b)  developing  longer  range  plans  for  programmed   i 
improvement  of  public  facilities,  housing,     ] 
recreation,  business  and  industry  and  other 
subjects  of  community  interest.   In  addition, 
the  BRA  staff  will  develop  interim  reports 

on  specific  issues  and  on  the  entire  program 
as  required  by  the  Citizen's  Planning  Council, 

B.  LOCATION  OF  DORCHESTER  DISTRICT  PLANMMG  AREA 

The  Dorchestex'  District  consists  of  the  entire 
Dorchester  community  with  the  exception  of  that  portion 
which  lies  within  the  boundaries  of  the  I^'odel 
Cities  area.   The  findings  of  this  report,  hov/ever, 
describe  the  existing  characteristics  of  the  northern 
half  of  the  district.   Another  report,  now  being 
prepared,  will  include  both  the  northern  and  southern 
neighborhoods  of  Dorchester.   Tne  area  covered  in  this 


report  on  the  northern  neighborhoods  of  Dorchester 
is  bounded  by  the  Southeast  Expressway  on  the  north- 
Dorchester  Bay  on  the  east;  Victory  Road,  Centre 
Street  and  Talbot  Avenue  on  the  south;  and  the  Mid- 
land Division  of  the  New  York,  New  Haven  and  Hart- 
ford Railroad  on  the  vrest  (the  eastern  boundary  of  the 
Model  Cities  area). 

0 .   SUMMARY  OF  EXISTING  CHARACTERISTICS  OF  NORTHERN 
SECTION  OF  DORCHES'TER 

The  data  collected  from  staff  surveys  in  Dorchester 
and  detailed  in  this  report  represent  an  attempt  to 
identify  the  community's  problems  as  well  as  its 
assets,  and  to  describe  generally  the  various  options 
now  available  to  Dorchester  as  aides  for  problem 
solving.   This  report,  then,  is  not  a  plan  and  is  not 
proposing  specific  solutions  for  the  Dorchester 
community.   It  is  hoped,  however,  that  the  discussions 
provided  herein  \rill   serve  as  the  first  of  many 
dialogues  between  the  community  and  the  planning 
staff  and  vrill  provide  direction  to  Dorchester  residentt 
in  their  oim  planning  for  coir.'-fiunity  improvements. 

A  staff  field  survey  (Summer,  I968)  provided  in- 
formation on  land  use,  building  conditions,  and  en- 
vironmental conditions  in  Dorchester.   Further 
research  involving  discussions  v:ith  community 
leaders  and  various  neighborhood  associations  and 
civic  organizations  provided  additional  insight  into 
specific  community  problems.   ViTiile  Dorchester  does 
have  areas  which  need  improvement,  it  is  a 
community  which  also  has  many  assets.  Ttie   following 
is  a  sumitiary  of  the  assets  and  problems  which  are 
presented  in  this  report  in  more  detail. 

ASSETS 

1.  Residents  of  most  of  the  Dorchester  study  area 
had  incomes  slightly  higher  (median  family  income  of 
$6,082)  than  residents  in  other  parts  of  the  City 
($5,7^7  for  Boston). 

2.  Housing  consists  of  predominantly  owner-occupied 
"triple  deckers"  which  provide  spacious  living 
accommodations  at  moderate  rents. 

3.  Rents  in  Dorchester  have  increased  only  moderately 
when  compared  wi.th  increases  in  other  areas  of  the 
City. 


h.      While  Dorchester  is  predominantly  a  residential 
area,  concentrations  of  cormercial  and  industrial 
development,  as  vrell  as  strip  development  of  such 
activities,  provide  needed  community  services. 

5.  The  Dorchester  planning  area  is  veil  served  by 
approximately  76  acres  of  parks  and  recreation 
facilities  in  35  separate  locations. 

6.  Five  rapid  transit  stops  serve  the  study  area 
providing  rapid  access  to  dovTitovTi  Boston.   Numerous 
bus  routes  through  Dorchester  link  most  of  the 
neighborhoods  to  these  transit  stops. 

7.  The  Nev?  South  Shore  transit  line  (now  under 
construction)  could  enhance  the  attractiveness  of 
Dorchester  and  outlying  corinunities  for  industrial 
development . 

LIABILITIES 

1.  Young  people  continue  to  move  to  the  suburbs 
leaving  parents  and  grandparents  behind.   The 
result  has  been  that  the  Dorchester  study  area  lost 
approximately  3^700  residents  bet\;een  1950  and  i960. 

2.  About  10^  of  the  housing  supply  was  classified 
as  either  deteriorating  or  dilapidated  in  i960. 
This  represents  an  increase  of  more  than  hk'^   over 
the  ten-year  period  from  l^pO  to  I960.   Our  recent 
reconnaissance  survey  of  Dorchester  indicates  that 
the  downward  trend  in  housing  conditions  has  not 
subsided. 

3.  Very  few  new  private  housing  units  have  been 
constructed  since  the  triple  decker  boom  of  the 
19th  century. 

k.      In  areas  of  strip  commercial  activity,  residential 
structures  have  been  converted  to  include  commercial 
space,  much  of  which  is  poorly  m.aintained  and  con- 
tributes to  a  dilapidated  appearance.   In  addition, 
these  strip  commercial  activities  contribute  to 
traffic  congestion  due  to  lack  of  off-street  parking 
facilities. 

5.  l-fhile  public  facilities  are  dispersed  throughout 
the  area,  many  of  them  are  old  and  in  fair  to 

poor  condition. 

6.  VJhile  parks  and  recreation  areas  are  dispersed 
throughout  the  area,  the  condition  of  most  of  these 


facilities  is  poor  and  rr.any  are  in  need  of  repair 
or  replacement. 

7.  Many  of  the  public  schools  are  small,  old,  over- 
crov/ded  and  are  located  on  inadequate  sites.   In 
some  cases,  several  small  schools  are  located  -vrithin 
a  fev;  blocks  of  each  other  vhile  many  otheis 

are  far  apart. 

8.  Dorchester's  street  system  is  adequate  to  accom- 
modate ordinajy  traffic  volumes   Hovever,  traffic 
congestion  occurs  during  peak  hours  because  of  little, 
if  any,  reserve  capacity. 

9.  Job  opportunities  vithin  the  planning  area  are 
somewhat  limited  due  to  the  residential  character 
of  the  neighborhoods. 

UPHA.MS  CORKER,  EASTERTJ  PORTION 
Assets 

1.   Housing  is  in  relatively  good  condition,  however, 
deterioration  is  evident  near  the  railroad  tracks. 

Liabilities 

1.  Industrial  and  commercial  uses  extend  into  the 
sixrrounding  residential  areas  generating  traffic  con- 
gestion and  creating  pockets  of  residential  deteriora- 
tion 

2.  There  is  a  lack  of  parking  space  in  the  vicinity 
of  shopping  facilities. 


SAVIN  HILL 
Assets 

1.  Housing  is  in  generally  satisfactory  condition, 
although  there  are  pockets  of  deterioration. 

2.  Excellent  hill-top  vievs  are  available  from  Savin 
Hill  Park. 

3.  Malibu  Beach,  if  properly  linked  to  the"  Dorchester 
community,  would  provide  a  great  source  of  coinmunity 
recreation. 

Liabilities 

1.   Savin  Hill  Park  is  separated  fron  the  rest  of  the 


community  by  the  Southeast  Expressway  and  is  not  easily 
reached  by  many  Dorchester  residents. 

2.  Industrial  development  along  the  west  side  of 
Penn  RR  is  contributing  to  continuing  deterioration 

3.  Industrial  uses  and  the  expressi.'ay  separate  most 
of  the  residential  community  from  Malibu  Beach. 


C0LU14BIA  POINT 
Assets 

1.  The  area  has  access  to  the  waterfront  and  good 
views  of  Dorcliester  Bay. 

2.  The  public  housing  project  provides  low-cost 
housing  to  many  lower  income  families. 

3.  Good  health  services  are  available  to  the 
residents. 

Liabilities 

1.  Much  of  the  land  remains  undeveloped  (i.e.,  the 
playground  lacks  landscaping  and  is  poorly  maintained.) 

2.  The  housing  project  is  poorly  maintained  and  lacks 
many  environmental  assets. 


MEETING  HOUSE  HILL 
Assets 

1.   Good  views  to  the  sea  and  large  acreage  for 
recreational  activities  are  available  at  Ronan  Park. 

Liabilities 

1.  The  residential  area  is  characterized  by  gradually 
deteriorating  housing. 

2.  Blighted  commercial  concentrations  and  traffic 
congestion  are  prevalent. 


CODMAN  SQUARE,  WORTH 
Assets 

1.   The  area  is  a  predominantly  residential  neighbor- 
hood composed  of  many  sound  structures. 


Liabilities 

1.  The  area  west  of  V/ashington  Street,    hov/ever, 
is  beginning  to  deteriorate. 

2.  There  is  much  evidence  of  property  neglect 
along  the  Penn   Central  tracks. 

3.  Hea-vy  traffic  on  V/ashington  Street  and  lack  of 
off-street  parking  is  prevalent. 


FIELDS  CORI^IER 

Assets 

1.  A  new  library  is  presently  under  construction, 
the  Neighborhood  Service  Center  has  been  opened,  and 
a  neighborhood  community  center  is  in  the  planning 
phase. 

Liabilities 

1.  Tlie  neighborhood  is  generally  deteriorating  with 
residential  uses  occupying  less  than  half  of  its  land 
area 

2.  At  least  one-third  of  the  dwellings  are  in 
poor  condition  requiring  major  repairs. 

3.  Many  areas  of  incompatible  uses  (i.e.,  junkyards 
end  industrial  buildings)  are  mixed  with  residential 
buildings. 


SQUTHALffTOM  AVEI'RJE ,  IIIDUSTRIAL  AREA 
Assets 

1.  Industrial  buildings  are  in  generally  good 
condition. 

2.  Some  of  the  homes,  despite  industrial  encroachment, 
are  in  good  condition. 

Liabilities 

1.   The  mixed  industrial-residential  land  use  could 
lead  to  further  industrial  encroachment  on  the 
residential  area  and  could  accelerate  housing  deter- 
ioration. 

E-   OPPORTUITCTIES  FOR  D^PLEI.IEI'ITING  PROPOSALS  FOR  DORCilESTER 
IMPROVEMEI'lTS 

Many  of  the  above  problems  can  be  solved  through 


programs  involving  long-term,  low-interest  loans, 
and  grants  for  rehabilitation,  improved  zoning, 
code  enforcement,  capital  improvement  plans  and 
special  social  economic  programs  such  as  the  hew 
Neighborhood  Development  Program.   A  brief  listing 
.of  som.e  of  the  Improvement  Programs  which  v/lll  be 
Investigated  lor  application  in  Dorchester  lollows: 

1.  Neighborhood  F.^cilities  Rr-ogram: 

This  federally  funded  program,  administered  by 
the  Department  of  Housing  and  Urban  Development 
(H.U.D.),  may  provide  grants  up  to  two-thirds 
of  development  costs  of  neighborhood  facilities 
such  as  a  community  center  for  accommodating 
programs  of  community  service . 

2.  Urban  Eeautification  Program: 

Another  H.U. D.  administered  program,  the  federal 
Urban  Eeautification  Program  may  fund  up  to  fifty 
percent  of  the  development  costs  of  existing 
recreation  sites. 

3-   Open  Space  Land  Program: 

This  H.U. D.  program  may  cover  costs  up  to  fifty 
percent  of  acquisition  demolition  and  development 
of  new  recreation  sites. 

k.      Outdoor  Recreation  Assistance: 

Financial  assistance  is  available  to  Massachusetts 
and  Boston  for  planning,  acquiring  and  developing 
outdoor  recreation  areas  and  facilities.   Grants 
are  made  on  a  50-50  matching  basis  for  approved 
projects  by  the  State  Department  of  Natural 
Resources,  Bureau  of  Outdoor  Recreation. 

5.  Housing  Rehabilitation  Loans  and  C-rents: 

The  Federal  Housing  Act  of  I968  provides  for 
more  flexibility  in  the  extension  of  low-interest, 
long-term  rehabilitation  loans  and  grants  to  areas 
outside  urban  renewal  and  code  enforcement  areas. 
As  guidelines  for  eligibility  become  available, 
these  and  other  housing  programs  will  be  investi- 
gated for  application  in  Dorchester. 

6.  Neighborhood  Develo-p-.ent  Program  QlDP) 

N.D.P.  is  a  new  way  of  planning  and  budgeting 
and  financing  of  community  improvements.   A  more 


flexible  method  of  contining  interrelated  programs 
such  as  housing,  recreation  and  economic  develop- 
ment is  permitted  under  this  new  federal  program. 

7.  Zoning  District  Changes: 

As  an  improvement  plan  is  developed  by  'Jorchester 
residents  and  staff  planners,  changes  in  zoning 
districts  may  be  appropriate  to  aid  in  guiding 
new  development.   In  addition,  development 
sites  over  one  acre  in  size  may  be  eligible  for 
special  planning  and  design  review  to  insure 
development  under  the  "Planned  Development 
Area"  designation  in  the  Boston  Zoning  Code. 

8.  221  d  3  Housing  Develorcent 

Another  H.  U  D.  sponsored  housing  program  best 
kno™  as  Section  221  d  3  housing,  can  be  encouraged 
for  extensive  use  in  Dorchester.   To  date,  only 
one  new  221  d  3  project  has  been  built  in  Dor- 
chester and  another  is  planned.   Basically,  this 
program  encourages  the  establishment  of  non- 
profit corporations  to  sponsor  moderate-income 
housing  developments  or  rehabilitation  programs. 

9-   Capital  Improvement  Plan: 

An  important  outcome  of  the  Dorchester  Study  may 
be  a  plan  for  the  improvement  of  all  public  facili- 
ties, called  a  Capital  Izprovement  Plan.   All 
public  improvements  may  be  budgeted  and  scheduled 
for  programmed  develop-ent  in  a  city-vride  Capital 
Improvement  Program. 

All  of  the  above  programs  end  others  will  be  explored 
as  possible  aids  for  iraprover.ents  in  Dorchester. 


F.   gIHJi^gL-QFJ?3Jgggl?-  I'LA^^S  ^--^   PROPOSALS  AFFECTING 
DORCHESTER 

1.  Tne  proposed  Southvrest  Zbrpressvray,  although  not 
in  Dorchester,  should  ease  through  traffic  volume 

on  several  major  arteries,  as  veil  as  enhance  develop- 
ment possibilities  in  the  Southampton  area. 

2.  The  Model  City  Area  Progran  (which  included  a 
portion  of  Dorchester  outside  our  study  area)  will 
attack  a  variety  of  probler.s  facing  residents  of  the 
area  and  could  provide  additional  low-cost  housing, 
job  training,  health  services  and  other  improvements 
to  the  surrounding  community. 


3-   Boston  Rehabilitation  Program  -  over  600  units 
have  thus  far  been  rehabilitated  in  Dorchester.   These 
units  provide  additional  so'ond  housing  for  the 

Dorchester  coirununity  and  aid  in  upgrading  surrounding 

neighborhoods. 

k.      Expo  Boston  'T6  and  the  proposed  New  Conraunity  in 
Dorchester  Bay  could  stiiculate  existing  and  new 
businesses  and  expand  job  opportunities. 

5.  The  proposed  federally  approved  Code  Eaforcement 
Program  for  the  Fields  Corner  Area  could  conserve 
neighborhoods  of  standard  housing  by  providing 

low- interest,  long-term  loans  for  rehabilitation  as 
well  as  public  improvements. 

6.  The  proposed  Infill  progrsn  would  increase  the 
supply  of  large  unit  housing  for  low'  and  middle 
income  families  and  would  utilize  vacant  city-ovmed 
properties. 

7.  The  MBTA  plans  indicate  that  3  rapid  transit 
stations — Fields  Comer,  Colimbia  Station  and 
Shavnnut — -vriLll  be  remodeled.   Such  improvements  could 
provide  the  impetus  for  further  upgrading  of  these 
neighborhoods . 

8.  Three  new  schools  (New  I'^arshall  School,  Olney 
Street  School,  Joseph  Lee  School)  will  be  constructed 
by  1970.   These  schools  will  perm.it  the  closing  of 
many  outdated  and  overcrowded  buildings. 

9.  Tv;o  new  libraries  are  being  constructed  to  replace 
the  Fields  Corner  Library  and  the  Mt.  Bowdoin  Branch. 

10.  Betvreen  I968  and  1970,  the  Urban  Beautification 
Program  vrill  provide  improvements,  such  as  redesign, 
landscaping  and  additional  play  apparatus  to  Columbus 
Park,  Franklin  Field,  Gibson-Doherty  Playground, 
Ronan  Park,  and  Savin  Hill  Park. 


V/hile  it  is  evident  that  Dorchester  neighborhoods 
have  many  resources  v;hich  ere  assets  to  the  community, 
it  is  just  as  evident  that  there  are  as  many  prob- 
lems which  are  neighborhood  liabilities.   In  order  to 
preserve  Dorchester  as  a  sound  and  viable  community, 
it  is  necessary  to  undertake  actions  which  meet 
immediate  needs,  while  developing  longer  range  plans 
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for  programmed  iraproveraent  of  the  community. 

This  report  represents  a  first  step  in  determining 
problem  areas.   The  next  step  involves  formation  of 
a  Citizen's  Planning  Council  to  detail  the  problems, 
establish  priorities  and  determine  problem  solving 
actions. 
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